
MEMORANDUM 
 
 
TO: Melinda Coleman, City Manager 
 
FROM: Michael Martin, AICP, Economic Development Coordinator  
 
DATE: November 10, 2015 
 
SUBJECT: Consideration of Design Review and Conditional Use Permit 

Amendment, Maplewood Auto Mall, 2529 White Bear Avenue  
 
 
Introduction 
 
Cooper Motors, located in the Maplewood Auto Mall, at 2529 White Bear Avenue, is 
requesting approval of a conditional use permit amendment and design review. They are 
expanding their 5,181 square foot building by 1,930 square feet and adding an additional 
9 parking spaces to the property.  
 
 
Background 
 
March 22, 1988: The community design review board approved the plans for the 
Maplewood Auto Center. This facility was developed as an automotive center for auto 
parts, sales, and vehicle repairs. 
 
November 22, 1999: The city council approved a CUP for Credit Equity Sales to open a 
motor vehicle sales business for this location. In the year 2000, this permit was taken 
over by Midwest Auto. 
 
August 27, 2001: The city council approved a CUP for Alamo Car Rental to lease motor 
vehicles. 
 
April 22, 2003: The CDRB (community design review board) approved a comprehensive 
sign plan amendment and design review change. 
 
August 12, 2013:  The city council approved a conditional use permit amendment and 
design review to convert the former gas station building on site to a used auto sales 
business.  The council also combined the three active conditional use permits into a 
single permit.   
 
October 14, 2014:  The city approved a lot split creating 2525 White Bear Avenue and 
2529 White Bear Avenue.  The previously approved conditional use permit still applies to 
both properties and there is a shared parking agreement.  
 
 
Discussion 
 
Building Design  
 
The addition will utilize the same materials as the existing building to provide a cohesive 
look. The north elevation exterior will have EIFS paneling and 3 metal overhead doors. 



 

The entire exterior will be painted with a tan color to match the current building, as well 
as, the adjacent buildings.  
 
Site Plan 
 
The building addition would be built to the northwest of the existing building.  The 
proposed nine parking spaces would maintain the existing setback established by the 
existing parking lot to the west.  To the north of the proposed parking spaces an 
underground pipe is in place carrying Kohlman Creek eastward underneath White Bear 
Avenue.  Because of the small size of the proposed project the watershed does not have 
any requirements.  The city’s wetland ordinance would be applicable, however Sec 12-
310(c)(2)(b) deems existing buildings and structures as nonconforming and may 
continue.  The city’s zoning ordinance states in Sec 44-12(h) a property owner may 
expand a nonconforming structure or parking lot if the structure or parking lot maintains 
the existing minimum setback.   
 
Parking 
 
City ordinance requires motor vehicle repair shops to have two spaces for each service 
stall, one space for each employee, and one space for each business vehicle stored on 
site. The applicant is not adding staff or vehicles with this proposal so the required 
additional parking is six spaces.  This property also shares parking with the adjacent 
auto center.    
 
Landscaping 
 
Most landscaping will be undisturbed by this project. The four trees that will need to be 
moved to accommodate the parking spaces will be relocated east of the parking lot 
expansion.  The applicant’s plans indicate 12 new shrubs would be planted, but only 
eight are visually represented on the site plan.   The applicant shall resubmit the 
landscaping plan showing where all 12 shrubs will be planted.  The area around the nine 
new parking spaces will be re-sodded once construction is complete.  
 
Lighting  
 
The lighting on site will not change as a result of the addition.  
 
 
Department Comments 
 
Building Department  
 
Nick Carver, building official – The addition will require the plans be drawn by a 
Minnesota registered design professional. Building permit may require a soils engineer.  
Site approach and features must meet all current accessibility requirements of 
Minnesota State Building Code 1341. The newly constructed addition must the current 
energy code requirements. 
 
 
 
 
 



 

Fire Department 
 
Butch Gervais, fire marshal – Applicant will be required to extend the fire protection 
system into the new addition, and must have permits and plans approved prior to 
starting the project. 
 
Engineering Department 
 
See Jon Jarosch’s staff report attached to this report.   
 
Environmental Review 
 
See Shann Finwall’s staff report attached to this report.  
 
 
Recommendation 
 
A. Adopt the resolution attached to this report approving a conditional use permit 

amendment for auto repair, auto detailing, auto rental, used auto sales, auto washing 
and expansion of a nonconforming parking lot at 2529 White Bear Avenue.  Approval 
is based on the findings required by the code and subject to the following conditions 
(additions are underlined and deletions are crossed):   

 
1. All building expansion improvements for the Maplewood Auto Mall (Cooper 

Motors) used auto sales business shall follow the plans approved by the city.  
The applicant shall meet the requirements of the city engineer report, dated 
November 9, 2015 and the environmental planner report, dated November 10, 
2015.  The applicant shall revise its landscape plan to show the location of 12 
shrubs, per staff approval. The director of community development the 
environmental and economic development department may approve minor 
changes. 

 
2. The property owner shall comply with the signage requirements of the city code 

and the auto center’s sign criteria. 
 
3. Fire protection systems (fire extinguishers and a sprinkler system) shall meet all 

requirements of the code.  These systems shall be approved and installed before 
the applicant begins his business. 

 
4. All vehicles on-site shall be operational.   
 
5. Ensure that there is no illegal parking on the site including no parking on the 

grass and no stacking of vehicles (i.e., two vehicles to one stall). 
 
6. Ensure that the entire site is cleared of trash including all illegally dumped 

material located within the drainage ditch behind the auto mall.   
 
7. Ensure that trash dumpsters are placed inside enclosures at all times. 
 
8. Ensure that the site is in compliance with the city’s temporary sign ordinance 

including obtaining a sign permit for all temporary signs over 12 square feet and 
only allowing one temporary sign per business located within the center. 



 

 
9. Ensure that all landscaped areas are maintained including removing all weeds 

from the landscaped area around the base of the center’s pylon sign.   
 
10. There shall be no parting-out of vehicles outside the building and left in the 

parking lot. 
 
11. Auto salvage businesses are prohibited from operating at this site. 
 
12. The parking lot shall be kept clear of junk and dirt. 
 
13. All service work that is needed on vehicles shall be completed inside a proper 

service garage. All garage doors shall be closed anytime vehicle repair work is in 
progress.   

 
14. There shall be an after-hours contact person on record with the city’s emergency 

dispatcher. 
 
15. If the building occupancy changes, the property owner shall comply with all 

applicable code requirements relative to the new building use.  A building permit 
may then be required. 

 
16. Verify that the parking on-site does not obstruct fire department access for their 

trucks. 
 
17. All tenants at the Maplewood Auto Center must adhere to the parking plan, dated 

July 8, 2013 February 2, 2015, as submitted by the property owner to city staff.   
A parking plan needs to be filed with city staff at all times indicating the property 
is meeting the minimum parking requirements and how the spaces are allocated 
to each tenant.  A new parking plan shall be filed any time a suite changes use or 
the building is physically altered in any way. A new plan shall be filed with the city 
reflecting the expansion of the existing parking lot. 

 
18. Parking in the center of the canopy, adjacent to the 2529 building, shall be for 

inventory only.  A no customer parking sign shall be posted 
 
19. The city council shall review this permit in one year. 
 
20. The property owner shall provide city staff a plan for trash removal or design 

plans for a new enclosed structure for the 2529 building, subject to the city’s 
design review process. 

 
21. The property owner or manager is responsible for compliance of all conditions 

listed in this permit.  If any tenant is found out of compliance the city will notify the 
property owner or manager in order to rectify the situation.   
 

22. The expanded nonconforming parking lot shall maintain its existing setback. 
 

 



 

Citizen Comments 
 
 
Staff surveyed the owners of the 23 properties within 500 feet of the proposed revision 
for their comments.  Staff received one letter with comments.   
 
Comments 
As long as they do not encroach on the creek.  Please, please have it mandatory that 
the garage doors are closed when working on vehicles.  Don’t need the noise of airguns 
and hoist lifts.  I already have the carwash noise going on next door.  Thank you for the 
consideration (Carol Guzzo, 1876 County Road C East)  

 
 
Reference Information 
 
Site Description 
 
Site size: 1.14 acres 
Existing land use: Automobile repair and used auto sales 
 
Surrounding Land Uses 
 
North: Condominium office unit and open space 
South: Automotive uses 
West: Automotive uses 
East: White Bear Avenue and Goodwill 
 
Planning 
 
Land Use Plan designation: C (commercial) 
Zoning: BC (business commercial) 
 
Application Date 
 
The application for this request was considered complete on October 26, 2015.  State 
law requires that the city decide on these applications within 60 days.  The deadline for 
city council action on this proposal is December 25, 2015. 
 
 
Attachments 
 
1. Location Map 
2. Land Use Map 
3. Zoning Map 
4. Applicant’s Letter, October 26, 2015 
5. Proposed Site Plan  
6. Proposed Building Elevation 
7. Existing Parking Plan, February 2, 2015 
8. Engineering Report, Jon Jarosch, November 9, 2015 
9. Environmental Report, Shann Finwall, November 10, 2015 
10. Conditional Use Permit Resolution  
11. Plans date-stamped October 26, 2015 (separate attachment) 
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Engineering Plan Review 
 
PROJECT:   Cooper Motors Building Addition 
   2529 White Bear Avenue 
 
PROJECT NO: 15-26 
 
COMMENTS BY:  Jon Jarosch – Civil Engineer II 
  
DATE:   11-9-2015 
 
PLAN SET:  Site Plan Dated 10-26-2015 
          
The applicant is requesting approval to perform construct a . The applicant is proposing to 
construct an addition to the existing building at 2529 White Bear Avenue. In order to 
accommodate customer parking for this additional space, the applicant is also proposing to 
create 9 new parking spaces along the northern property line. As the disturbance on this project 
appears to be under ½ - acre, and there is less than 5,000 square-feet of new impervious 
surface proposed, the project will not be subject to the City’s water quality improvement 
standards. 
 
The following are engineering review comments on the proposal and act as conditions prior to 
the release of permits: 
 
1) A grading and erosion control permit is necessary prior to the start of construction 

activities. The applicant shall meet all requirements established as part of the permit. 
This permit will require an erosion control and grading plan. 
 

2) A parking lot permit shall be obtained for the parking lot modifications. The applicant 
shall meet all requirements established as part of the permit. 
 

3) Paved areas shall be kept free of construction related sediment and debris and shall be 
swept regularly. 
 

4) Storm sewer catch basins that could receive runoff from the construction area shall be 
protected throughout construction. 
 

5) Mitigation for the proposed parking lot addition could be achieved via the use of pervious 
pavement, the installation of rain gardens, or the replacement of existing pavement with 
green-space; to name a few options. 
 

6) The owner shall be responsible for all SAC, PAC, and WAC fees associated with the 
proposed improvements.  
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7) The applicant shall detail proposed elevations surrounding the building and new parking 
areas. All new site improvements shall be ADA compliant. 

 
8) The Owner shall satisfy the requirements of all other permitting and reviewing agencies. 

- END COMMENTS - 
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Environmental Review 
 

    
Project:     Cooper Motors  
 
Date of Plans:    October 26, 2015 
 
Date of Review:    November 10, 2015 
 
Location: 2529 White Bear Avenue 
 
Reviewer:   Shann Finwall, Environmental Planner 

(651) 249-2304; shann.finwall@ci.maplewood.mn.us 
 
 
Background   
 
The applicant is proposing to construct a 1,930 square foot addition to the existing 
building at 2529 White Bear Avenue and add nine parking stalls to the north side of the 
parking lot.  There is a Manage B wetland located to the north of the property, within the 
Ramsey County open space site.   
 
A. Wetland Ordinance:  The wetland ordinance requires a 75 foot buffer from a 

Manage B wetland.  The existing parking lot is constructed to within 15 feet of the 
wetland and is considered a pre-existing nonconforming parking lot.  The 
applicant is proposing to expand the parking lot with the existing setbacks.  City 
code allows an applicant to expand a nonconforming parking lot if the parking lot 
meets the following conditions: 

 
1. The zoning regulations permit the use. 
2. The expansion would meet the minimum setbacks required by this 

chapter or the setbacks of the existing structure, whichever is less. To 
deviate from these requirements, the City may approve a conditional use 
permit, subject to the standards in this Code. 

3. The minimum setback from the ordinary high-water level in a shoreland 
district would be at least the average setback of adjacent residential 
structures or 50 feet, whichever is greater. 

4. All portions of the structure would be on the applicant's property. 
5. Runoff from the overhang of the addition would not adversely affect an 

adjacent property. 
 

Wetland Recommendations:  Expansion of the parking lot meets the conditions 
outlined in City code for the expansion of a nonconforming parking lot.  Therefore 
no wetland buffer variance is required.  However, the City should ensure that 
runoff from the parking lot does not adversely affect the adjacent property and 
Manage B wetland.  Prior to issuance of a permit the applicant shall: 
 
1. Submit revised plans which show the mitigation of the parking lot.  

Proposed mitigation strategies include: 
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a. Use of pervious pavement  
b. Installation of rain gardens 
c. Replacement of existing pavement with green-space 
 

2. The applicant shall submit a cash escrow or letter of credit to cover 150% 
of the parking lot mitigation strategy.   

 
B. Trees Ordinance:  There are four 4-inch crab apples trees which will be 

removed and relocated on the site with the parking lot expansion.  The applicant 
is also proposing to plant 8 techny arborvitae shrubs on the north side of the 
expanded parking lot. 

  
The City’s tree ordinance requires replacement of significant trees.  Significant 
trees are defined as deciduous trees that are 6-inch diameter or larger, conifers 
that are 8-inch diameter or larger, and softwoods that are 12-inch diameter or 
larger.  The relocation of crab apple trees does not require tree replacement 
according to the City’s tree ordinance.  But the City should review the 
landscaping on the site as part of the design review.   

 
Tree Recommendations:   
 
Prior to issuance of a permit the applicant shall: 
 
1. Submit a cash escrow or letter of credit to cover 150% of the tree 

relocation and landscaping.     
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CONDITIONAL USE PERMIT RESOLUTION 
                                                               

WHEREAS, this permit for the Maplewood Auto Mall allows auto repair, auto detailing, 
auto rental, used auto sales, auto washing and the expansion of a nonconforming parking lot. 
 

WHEREAS, this permit applies to property located at 2529 White Bear Avenue.  The legal  
description is: 
 

Lot I, Block 1, Maple Ridge Mall, according to the recorded plat thereof, Ramsey County, 
Minnesota, together with that part of Lot 2, said Block I, lying north of the westerly 
extension of the south line of said Lot 1.   
 
Which lies easterly and northerly of a line described as beginning at the northwest comer 
of said Lot 1; thence on an assumed bearing of South 89 degrees 25 minutes 17 
seconds West, along the north line of said Lot 2, a distance of 136.21 feet to the point of 
beginning of the line to be described; thence South 0 degrees 42 minutes 53 seconds 
East 163.86 feet; thence North 89 degrees 14 minutes 53 seconds East 299.59 feet to 
the easterly line of said Lot I and said line there terminating. (PIN 11-29-22-22-0043) 

 
WHEREAS, the history of this conditional use permit is as follows: 

 
1. On November 17, 2015, the planning commission held a public hearing and 

recommended that the city council approve this permit.  The city staff published a notice 
in the paper and sent notices to the surrounding property owners.  The planning 
commission gave everyone at the hearing a chance to speak and present written 
statements.  The planning also considered reports and recommendations of the city 
staff. 

 
2. On _________, 2015, the city council reviewed this proposal.  The council also 

considered reports and recommendations of the city staff and planning commission. 
 

NOW, THEREFORE, BE IT RESOLVED that the city council approves the above-described 
conditional use permit based on the building and site plans.  The city approved this permit 
because: 
    

1. The use would be located, designed, maintained, constructed and operated to be in 
conformity with the City's Comprehensive Plan and this Code. 

 
2. The use would not change the existing or planned character of the surrounding area. 

 
3. The use would not depreciate property values. 

 
4. The use would not involve any activity, process, materials, equipment or methods of 

operation that would be dangerous, hazardous, detrimental, disturbing or cause a 
nuisance to any person or property, because of excessive noise, glare, smoke, dust, odor, 
fumes, water or air pollution, drainage, water run-off, vibration, general unsightliness, 
electrical interference or other nuisances. 
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5. The use would not exceed the design standards of any affected street. 
 

6. The use would be served by adequate public facilities and services, including streets, 
police and fire protection, drainage structures, water and sewer systems, schools and 
parks. 

 
7. The use would not create excessive additional costs for public facilities or services. 

 
8. The use would maximize the preservation of and incorporate the site's natural and scenic 

features into the development design. 
 

9. The use would cause no more than minimal adverse environmental effects. 
 
Approval is subject to the following conditions: 
 

1. All building expansion improvements for the Maplewood Auto Mall (Cooper Motors) used 
auto sales business shall follow the plans approved by the city.  The applicant shall meet 
the requirements of the city engineer report, dated November 9, 2015 and the 
environmental planner report, dated November 10, 2015.  The applicant shall revise its 
landscape plan to show the location of 12 shrubs, per staff approval. The director of 
community development the environmental and economic development department may 
approve minor changes. 

 
2. The property owner shall comply with the signage requirements of the city code and the 

auto center’s sign criteria. 
 
3. Fire protection systems (fire extinguishers and a sprinkler system) shall meet all 

requirements of the code.  These systems shall be approved and installed before the 
applicant begins his business. 

 
4. All vehicles on-site shall be operational.   
 
5. Ensure that there is no illegal parking on the site including no parking on the grass and 

no stacking of vehicles (i.e., two vehicles to one stall). 
 
6. Ensure that the entire site is cleared of trash including all illegally dumped material 

located within the drainage ditch behind the auto mall.   
 
7. Ensure that trash dumpsters are placed inside enclosures at all times. 
 
8. Ensure that the site is in compliance with the city’s temporary sign ordinance including 

obtaining a sign permit for all temporary signs over 12 square feet and only allowing one 
temporary sign per business located within the center. 

 
9. Ensure that all landscaped areas are maintained including removing all weeds from the 

landscaped area around the base of the center’s pylon sign.   
 
10. There shall be no parting-out of vehicles outside the building and left in the parking lot. 
 
11. Auto salvage businesses are prohibited from operating at this site. 
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12. The parking lot shall be kept clear of junk and dirt. 
 
13. All service work that is needed on vehicles shall be completed inside a proper service 

garage. All garage doors shall be closed anytime vehicle repair work is in progress.   
 
14. There shall be an after-hours contact person on record with the city’s emergency 

dispatcher. 
 
15. If the building occupancy changes, the property owner shall comply with all applicable 

code requirements relative to the new building use.  A building permit may then be 
required. 

 
16. Verify that the parking on-site does not obstruct fire department access for their trucks. 
 
17. All tenants at the Maplewood Auto Center must adhere to the parking plan, dated July 8, 

2013 February 2, 2015, as submitted by the property owner to city staff.   A parking plan 
needs to be filed with city staff at all times indicating the property is meeting the 
minimum parking requirements and how the spaces are allocated to each tenant.  A new 
parking plan shall be filed any time a suite changes use or the building is physically 
altered in any way. A new plan shall be filed with the city reflecting the expansion of the 
existing parking lot. 

 
18. Parking in the center of the canopy, adjacent to the 2529 building, shall be for inventory 

only.  A no customer parking sign shall be posted 
 
19. The city council shall review this permit in one year. 
 
20. The property owner shall provide city staff a plan for trash removal or design plans for a 

new enclosed structure for the 2529 building, subject to the city’s design review process. 
 
21. The property owner or manager is responsible for compliance of all conditions listed in 

this permit.  If any tenant is found out of compliance the city will notify the property owner 
or manager in order to rectify the situation.   
 

22. The expanded nonconforming parking lot shall maintain its existing setback. 
 
 

The Maplewood City Council ___________ this resolution on ____________, 2015. 
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